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Honorable   Kevin   H.   White 

Mayor 

City  of  Boston 

City  Hall 

One  City  Hall  Square 

Boston,  Massachusetts   02201 

Dear  Mayor  White: 

I  am  pleased  to  transmit  to  you  the  enclosed  study  of  the 
Beach  Street  Area  of  Chinatown.   The  study,  done  by  the  Boston 
Redevelopment  Authority  and  the  Chinatown  Little  City  Hall, 
outlines  short  and  long-range  programs  to  maintain  the  area  as 
a  focal  point  of  Chinese  cultural,  community  and  social  activities 
in  the  city.   Another  purpose  of  the  study  was  to  find  ways  in 
which  this  neighborhood  could  be  strengthened  to  give  residents 
a  sense  of  permanence  and  economic  stability. 

As  for  short-term  action,  the  report  recommends  a  series 
of  steps  to  upgrade  the  physical  environment  at  a  moderate  cost. 
Among  other  things,  this  would  provide  visual  evidence  of 
improvement  and  city  concern. 

The  items  suggested  include: 

-  New  and/or  replacement  street  lights  especially  on 
Harrison  Avenue,  Tyler,  Oxford,  Edinboro  and  Beach 
Streets. 

-  Study  of  street  closings,  possibly  starting  with 
closing  of  Beach  and  Hudson  Streets  by  the  Central 
Artery.   Examination  of  part-time  mall  on  weekends. 

-  Clean-up  and  improvement  to  park  at  Beach  and  Hudson, 
and  establishment  of  mini-parks  where  possible. 
Introduction  of  landscaping,  either  permanent  or 
potted,  where  possible. 
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-  Simplification  and  better  enforcement  of  parking 
regulations . 

-  Introduction  of  Chinese  lanterns  and  banners. 

-  Examination  of  tax  assessment  policies  and  impact 
on  rehabilitation. 

In  the  more  distant  future,  it  will  be  necessary  to  increase 
and  upgrade  the  housing  stock,  particularly  housing  for  the 
elderly.   It  will  be  necessary  to  minimize  the  environmental 
conflicts  which  now  exist  because  of  the  Central  Artery,  heavy 
traffic  through  the  area  and  lack  of  open  space.   We  must  also 
seek  to  provide  land  and  backing  for  community  facilities,  and  do 
all  that  is  possible  to  provide  new  opportunities  for  Chinese 
employment  and  Chinese  business  enterprises. 

To  this  end,  the  report  suggests  the  establishment  within 
the  community  of  a  development  committee  that  represents  all 
aspects  of  the  community,  and  that  functions  as  a  research  and 
coordinating  arm  of  the  community. 


tobert  T.  Kenney 
Director 


BEACH  STREET  STUDY  AREA 


SUMMARY 

The  main  emphasis  of  this  report  has  been  to  investigate  the 
physical  environment  of  the  Beach  Street  Area  of  Chinatown. 

Chinatown  is  a  densely  developed  urban  area,  with  complex 
land  and  building  use  patterns.   This  complex  mix  of  industrial, 
commercial,  social,  civic  and  residential  uses  varies  both  from 
building  to  building  and  from  floor  to  floor  within  buildings. 
While  the  majority  of  the  floor  space  in  the  area  is  industrial  or 
commercial,  the  character  of  the  area  is  pronouncedly  residential 
and  related  commercial. 

The  physical  condition  of  the  buildings  and  public  areas  in 
Chinatown  is  only  partially  known.   It  is  known  that  many  of  the 
residential  structures  are  in  poor  condition  and  that  some  of  the 
garment  industry  buildings  are  now  economically  marginal. 

To  deal  with  the  problems  of  the  community  is  a  two  stage 
program  if  proposed.   The  first  stage  would  be  those  physical  im- 
provements that  can  be  accomplished  within  moderate  funding 
requirements  and  that  will  provide  visual  evidence  of  improvement 
and  city  concern. 

The  long  range,  more  ambitious  programs  needed  to  deal  with 
the  major  issues  in  the  community  will  first  require  significant 
effort  in  the  area  of  basic  research  into  the  nature  of  the 
community  and  its  problems.   But  both  short  and  long  range  programs 
should  be  done  within  the  framework  of  attempting  to  maintain  the 
area  as  a  focal  point  of  Chinese  cultural,  community  and  social 
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activities  in  the  city  and  region  as  well  as  promoting  the  creation 
of  a  neighborhood  structure  that  will  give  residents  a  sense  of 
permanence  and  economic  stability. 
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INTRODUCTION  TO  THE  CHINESE  COMMUNITY 

The  Chinese  community  in  Boston  is  now  undergoing  rapid  growth 
and  experiencing  numerous  changes  in  both  the  social  and  the 
physical  makeup  of  the  community.   As  a  result,  the  community  is 
being  confronted  with  several  new  problems  in  addition  to  the 
social,  economic  and  physical  problems  that  have  afflicted  the 
Chinese  in  Boston  for  a  number  of  years.   For  many  years  the  Chinese 
have  had  the  lowest  per  capita  income  and  the  highest  infant 
mortality  rate  of  any  ethnic  group  in  the  city;  above  average 
tuberculosis  rate,  and  a  low  level  of  formal  education  for  the 
adult  population. 

Recently,  there  has  been  a  large  increase  in  the  number  of 
Chinese  immigrating  to  the  United  States  in  general,  and  Boston  in 
particular.   This  has  further  taxed  the  already  crowded  housing 
market  and  placed  more  pressure  on  the  community  for  services  such 
as  health  care,  recreation,  English  language  instruction  and  employ- 
ment, etc. 

The  United  States,  in  1965,  abolished  the  national  origins 
quota  system.   Subsequently,  the  Chinese  immigration  rate  increased 
five-fold  in  the  next  two  years  and  nearly  1300  Chinese  immigrated 
to  Boston  between  1965  and  1970.   At  present,  the  Chinese  population 
of  Boston  is  estimated  at  8000  persons.   The  Beach  Street  Area  is 
the  social,  cultural  and  commercial  core  of  this  Chinese  community 
and  is  often  the  only  source  of  indigenous  Chinese  good?  and  services 


Approximately  3000  people  live  in  the  city's  Chinatown,  which 
consists  of  the  Beach  Street  Area  and  the  eastern  half  of  the  South 
Cove  Urban  Renewal  Area. 

Although  many  Chinese  presently  living  in  Chinatown  have 
marketable  skills  through  professional  training  and  job  experience, 
for  especially  recent  immigrants  from  Hong  Kong  or  Taiwan,  the 
language  barrier  usually  makes  employment  outside  the  Chinese 
community  impossible.   (The  Chinatown  Little  City  Hall  estimates 
that  80%  of  the  people  in  Chinatown  do  not  speak  English.)   As  a 
result,  most  Chinese  are  dependent  first  on  the  Chinese  community 
itself  for  employment,  social  services  and  housing. 

Attempts  by  the  Chinese  community  to  provide  these  services 
are  hampered  by  the  following  conditions: 

—  Employment  for  men  in  the  Chinese  community  often  takes  the  form 
of  restaurant  or  mercantile  work.   For  many  Chinese  women,  em- 
ployment comes  from  the  garment  industry  in  the  Beach  Street  Area 
and  nearby. 

—  Only  10%  of  the  total  building  space  in  the  Beach  Street  Area  is 
used  for  housing.   The  Chinese  own  and  occupy  90%  of  this  floor 
space . 

In  summary,  the  Chinese  community  is  under  great  pressure  to 
provide  basic  community  needs  in  the  areas  of  social  services, 
community  and/or  cultural  services,  housing  and  employment.   Further^ 
surrounding  physical  developments  are  certain  to  have  an  impact  on 
the  area. 
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Several  organizations  and  groups  have  been  actively  involved 
in  the  research  and  solution  of  these  community  problems.   To  date, 
the  thrust  of  this  work  has  been  directed  to  the  many  social  and 
economic  problems  that  confront  the  community. 

This  report  is  primarily  concerned  with  the  physical  environ- 
ment of  Chinatown,  including  land  use,  building  use,  building 
condition  and  the  state  of  the  public  areas  including  streets, 
sidewalks  and  public  open  space. 

The  physical  environment,  however,  cannot  be  separated  from 
the  social  and  economic  problems  and  changes  within  the  community. 
It  is  hoped  that  the  information  within  this  report  will  aid  in 
understanding  the  Chinese  community  better,  and  be  useful  in  the 
alleviation  of  physical  as  well  as  social  and  economic  problems. 

The  research  and  preparation  of  this  report  has  reaffirmed  the 
need  for  more  accurate  information  concerning  the  Chinese  community. 
This  area  will  be  dealt  with  within  the  body  of  the  report.   At 
this  point,  however,  it  is  enough  to  say  that  the  traditional  sources 
of  information  about  a  community  such  as  the  U.  S.  Census,  Police 
Department  Census,  etc.  are  suspect  with  respect  to  the  Chinese 
community.   This  lack  of  accurate  background  information  makes  work 
in  a  number  of  areas  such  as  housing,  education  and  health  care 
approximate . 

The  work  done  in  this  report  was  not  hampered  by  the  lack  of 
accurate  census  information,  since  visits  to  the  buildings  and 
interviews  with  owners  were  conducted  within  the  study  area. 
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There  are  actions  that  can  be  taken  to  improve  the  physical 
environment  of  Chinatown,  and  a  number  of  these  improvements  have 
been  researched  and  listed  here. 

There  are  a  number  of  known  needs  in  the  community,  such  as 
housing,  recreation  space,  plus  many  others.   However,  these  problems 
will  require  that  type  of  basic  data  mentioned  previously,  plus 
much  more  detailed  work  before  specific  programs  can  be  proposed. 
This  report  should  be  useful  in  indicating  the  research  and  analysis 
that  must  follow  on  these  issues. 

It  should  be  immediately  noted  that  the  specific  analysis  and 
recommendations  dealt  with  only  a  part  of  what  is  commonly  considered 
Chinatown.   This  is  because  the  rest  of  the  Chinese  community  lies 
within  two  urban  renewal  areas — the  South  Cove  and  the  South  End. 
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II.       EXISTING   CHARACTERISTICS 


LAND  AND  BUILDING  USE 

Chinatown  is  one  of  the  most  densely  populated  areas  of  the 
city,  as  well  as  the  primary  Chinese  commercial,  social  and  civic 
area,  and  the  heart  of  the  city's  garment  industry. 

An  analysis  of  the  land  use  in  the  Beach  Street  Area  reveals 
first  and  foremost  that  the  area  is  heavily  built  up,  with  little 
vacant  land,  and  that  the  area  is  a  complicated  mix  of  uses,  both 
from  parcel  to  parcel  and  vertically  within  buildings. 

Commercial,  residential,  industrial  and  community  uses  are 
all  found  in  the  Beach  Street  Area.  In  addition,  there  is  also 
35,000  square  feet  of  land  used  for  parking. 

More  than  60%  of  the  buildings  located  in  the  study  area  show 
mixed  use  patterns.   These  buildings  sometimes  contain  several  uses 
related  to  a  single  function  (i.e.,  manufacturing,  wholesaling  and 
retailing  of  garment  industry  goods)  or,  several  uses  with  no 
functional  relationship  (i.e.,  a  restaurant,  social  club  and  apart- 
ments in  the  same  building) . 

Commercial  activity  is  distributed  in  a  uniform  manner  throughout 
the  district  while  industrial  activity  is  concentrated  in  two  primary 
areas  -  the  lower  end  of  Harrison  Avenue  and  the  Knapp  Street  block 
along  Essex  Street  and  Edinboro  Street.   Residential  activity  is 
generally  defined  by  Oxford  Street,  Oxford  Place,  Hudson  Street  and 
Tyler  Street.   All  community  uses  found  in  the  Beach  Street  Area  are 
located  within  this  residential  district. 
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There  are  105  buildings  in  the  Beach  Street  Area  ranging  from 
1  to  11  stories  in  height  as  follows: 


No.  of 

Quantity 

No.  of 

Quantity 

Stories 

in  BSA 

Stories 

in  BSA 

1 

5 

7 

2 

2 

7 

8 

5 

3 

49 

9 

0 

4 

18 

10 

0 

5 
6 

18 
11   ■ 

11 

1 

Totals 

106 

Commercial  activities,  in  general,  are  found  in  the  lower  stories 
of  buildings.   This  is  true  regardless  of  the  building  size  and  ac- 
counts for  the  dispersion  of  commercial  activity  throughout  the 
district.   Exceptions  to  this  pattern  are  the  telephone  company  ex- 
change between  Harrison  Avenue  and  Oxford  Street,  and  some  buildings 
on  Beach  Street  that  are  entirely  commercial  in  nature. 

Residential  uses  are  found  primarily  in  three  and  four-story 
row  housing  on  the  upper  floors,  the  lower  floors  being  used  for 
commercial  and  community  activities.   Buildings  of  this  type  are 
found  on  Oxford  Street,  Beach  Street,  Harrison  Avenue,  Tyler  Street 
and  Hudson  Street. 

Industrial  uses  are  generally  on  the  upper  floors  of  the  larger 
five  to  eight  story  buildings  with  commercial  activity  on  the  lower 
floors.   The  commercial  activity  is  occasionally  related  to  the 
industrial  uses  above. 
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35% 

37% 

7% 

3% 

6% 

On  a  square  foot  of  floor  space  basis,  the  area  would  be 
characterized  as  industrial/commercial  with  other,  secondary  uses. 
As  can  be  seen  by  the  accompanying  table,  industrial  and  commercial 
uses  account  for  over  70%  of  the  gross  floor  area  of  the  study  area. 
Building  Use  Total  Sq.  Ft.  %  Total  Sq.  Ft, 

Residential  173,524  12% 

Commercial  492,460 

.Industrial  511,300 

Social /Community  93,042 

*  Parking  35,185 

Vacant  90,372 

1,395,883  100% 

*  Computed  as  the  floor  space  of  a  single  story  building 

However,  the  floor  areas  are  deceptive  with  respect  to  the 
character  and  image  of  the  area.   The  lower  floors  of  most  buildings 
are  primarily  used  for  retail/service  commercial,  and  the  residential 
character  is  very  predominate  in  the  heart  of  the  area. 

The  garment  industry  firms  as  well  as  other  industrial  and 
wholesale  commercial  firms  are  tucked  away  on  the  upper  floors  of  the 
large  structures  in  the  area.   Their  presence  is  not  noticeable  to 
the  casual  passerby  except  for  occasional  glimpses  of  activity  through 
upper  story  windows  and  the  trucks  servicing  the  firms. 

The  presence  of  the  Chinese  American  residents  is,  on  the  other 
hand,  seen  everywhere.   During  the  day,  the  streets  are  crowded  with 
shoppers  and  men  on  their  way  to  and  from  work.   Likewise,  children 
and  students  are  everywhere  present.   In  the  evenings,  the  restaurants 
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generate  large  numbers  of  local,  as  well  as,  outside  pedestrian 
and  vehicular  activity. 

There  has  been  an  established  Chinese  community  in  Boston  for 
almost  100  years.   The  Beach  Street  Area  has  been,  and  continues  to 
be,  the  social,  commercial,  residential  and  community  core  of  the 
city's  Chinese  population.   The  Chinese  commercial  activity  in  the 
area,  in  addition  to  being  a  major  source  of  Chinese  employment,  is 
oftentimes  the  only  source  of  indigenous  Chinese  goods  and  services 
in  New  England. 

An  assessment  of  the  nature  and  impact  of  the  Chinese  presence 
can  be  obtained  by  examining  the  land  and  buildings  under  Chinese 
ownership  and  how  the  Chinese  use  them. 

The  Chinese  presently  own  nearly  45%  of  the  land  and  75%  of  the 
106  buildings  in  the  Beach  Street  Area.  The  Chinese  owned  buildings 
run  from  1  to  8  stories  in  height. 

—  The  majority  of  the  Chinese  owned  buildings  are  3-4  stories 
high  and  this  type  of  building  comprises  63%  of  the  district. 
Buildings  of  this  size  are  primarily  found  on  the  row  housing  on 
Hudson  Street,  Tyler  Street,  Oxford  Street,  Oxford  Place  and  a  portion 
of  Beach  Street. 

—  The  Chinese  do  own  more  than  half  the  5  and  6  story  buildings 
in  the  area. 

—  There  are  8  buildings  in  the  district  between  7  and  11  stories 
in  height.   The  Chinese  only  own  one  of  these  buildings,  located  at 
the  corner  of  Beach  Street  and  Harrison  Avenue. 

-  8  - 


within  the  72  Chinese  owned  buildings  there  are  approximately 
490,000  square  feet  of  usable  floor  space.   An  indication  of  the 
nature  of  the  Chinese  community  can  be  obtained  by  examining  how  the 
Chinese  use  this  floor  space.   The  following  is  a  table  of  the 
functional  uses  found  in  the  Chinese  community  and  the  percentage  of 
floor  space  allocated  to  them: 

1  Chinese  Uses 

Residential  31.3% 

Commercial  26.1% 

Industrial  

Social/Community  18.8% 

Parking  1.6% 

Vacant  5.6% 

2  Non  Chinese  Uses* 

Commercial  3.5% 

Industrial  13.1% 

The  above  table  gives  a  perspective  of  the  nature  of  the  Chinese 
presence  in  the  city  that  would  not  ordinarily  be  obvious.   A  casual 
observer  in  the  Beach  Street  Area  could  not  help  but  note  the  number  of 
restaurants,  grocery  stores,  gift  shops  and  food  processing  concerns 
in  the  area.   Within  a  six -block  area  there  are  nearly  20  Chinese 
restaurants,  and  a  dozen  grocery  stores  and  food  processing  companies. 

In  addition  to  serving  the  local  residents,  the  Chinese  merchants 
and  restauranteurs  are  dependent  on  a  clientele  from  outside  the 
immediate  area  to  support  the  economy  of  the  district  and  provide 
employment  for  its  residents.   An  example  of  this  is  the  large  quantity 
of  pre-processed  Chinese  foods  and  the  number  of  Chinese  waiters 


*  Primarily  buildings  bought  recently  by  Chinese  with  non  Chinese 
tenants  whose  leases  have  not  yet  expired. 
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picked  up  daily  in  the  area  and  transported  to  suburban  Chinese 
restaurants . 

The  presence  of  this  externally  oriented  commercial  activity 
tends  to  overshadow  the  fact  that  the  Beach  Street  Area  is  a  social, 
community  and  residential  area  as  well  as  a  commercial  district.   It 
is  these  social  and  residential  characteristics  of  the  Beach  Street 
Area  as  well  as  the  commercial  activity  that  comprises  the  core  of 
the  Chinese  presence  in  the  city. 
THE  GARMENT  INDUSTRY 

The  garment  industry  has  been  part  of  the  Beach  Street  Area 
almost  as  long  as  the  Chinese.   Garment  related  activity  in  the 
district  includes  the  manufacture,  wholesale  and  retail  of  clothing 
articles,  accessories  and  dry  goods.   In  addition,  service  companies 
to  maintain  garment  industry  equipment,  and  ILGWU  union  offices  are 
also  located  within  the  district  boundaries. 

It  should  be  noted  that  almost  all  of  the  buildings  5  stories 
and  more  in  height  are  at  least  partially  garment  industry  related. 
The  significance  of  the  use  of  the  larger  buildings  for  garment 
industry  becomes  apparent  when  it  is  calculated  that  within  the  30 
buildings  used  for  this  purpose  there  is  nearly  400,000  square  feet 
of  usable  floor  space,  nearly  double  what  the  Chinese  have  in  more 
than  twice  the  number  and  buildings. 

The  following  are  the  general  characteristics  of  the  garment 
industry  in  the  Beach  Street  Area: 

—  The  commercial  and  service  activities  related  to  the  garment 
industry,  (i.e.  wholesale  and  retail  of  finished  garments,  accessories 
and  dry  goods,  as  well  as  the  sale  and  service  of  the  machines  to 
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make  them)  are  located  in  the  smaller  (1-4)  story  buildings  and 

the  lower  floors  of  the  larger  (5-11)  story  buildings  used  for  garment 

industry  purposes. 

—  The  actual  manufacturing  of  garments  is  done  on  the  upper  floors 
of  the  larger  (5-11)  story  buildings. 

—  The  garment  manufacturing  companies  are  primarily  contractors 
to  larger  clothing  manufacturers  or  sellers  and  do  not  own  but  rent 
space  in  the  buildings  where  they  are  located.   This  is  primarily  due 
to  the  high  capital  investment  that  must  be  made  in  sewing  machines 
and  presses.   Consequently,  renting  cheap  loft  space  with  electrical 
and  steam  hookups  is  the  best  way  to  get  maximum  output  with  minimum 
overhead . 

—  Some  of  the  smaller  (1-4)  story  buildings  have  private  owners 
but  the  larger  (5-11)  story  buildings  are  owned  by  large  realty  trusts. 
The  only  exception  to  this  is  the  7-story  Reliable  Servicing  Machine 
Company  building,  which  is  owner  occupied. 


-  11 


LAND 


■  \    c, 

BEACH     STREET    AREA 
LAND    USE    MAP 


^     ^ 


RESIDENTIAL 
COMMERCIAL 
PARKING     • 


111 


PUBLIC    UTILITIES 

COMMUNITY 
MIXED 


KNEELAND 


:^  c 


r" 


~\ 


BEACH   Ci-REET   AREA 


TOTAL      ASSESSED       VALUE      PER      LOT     SQUARE      FOOT 


$    0.0   TO      5.99    AND   TAX   EXEMPT 
M       $    6.0   TO      8.99 
$     9.0    TO     16.99 


§    170    TO     30.99 
$  70.0  TO    140.00 


KNEELAND 


T)'/r 


=n    ^ 


^   (^ 


BEACH     STREET    AREA 
LAND    USE    MAP 


pm  RESIDENTIAL    USES 


.^ 


KNEELAND 


7>  r 


■^    ) 


^    r? 


~^ 


BEACH     STREET    AREA 
LAND    USE    MAP 


COMMUNITY    USES 


ui 


II 


V 


sO 


,  -^ 


BEACH 


KNAPP 

ST 

~ 

> 

\ 

J 

i — — ^ 


- 

, —  -       .     .                     ^ 

E§ 

^^ 

1 

1 

»^^^ 

^^ 

1— 

F^ 

^S 

E 

S      9 

Ui, 

a: 

1 

llll 

ii 

g 

(    A    S 

to 

i 

K  ;  ! 

Sm!  A 

8  8  s 

SmS 

J 

^^1 

X  5  ^M 

1 

ii! 

sir               1 

g 

^fc'           i 

UJ 

^ 

A 

^ 



^ 

STREET 


) 


r;- 


BEACH     STREET    AREA 
LAND  OWNERSHIP    MAP 


CHINESE     OWNED 
LAND   a    BUILDINGS 

CHINESE    OWNED 
VACANT    LAND 


BEACH   STREET  AREA 

ACTUAL      BUILDING     SQUARE     FOOTAGE    AS  A    PERCENT    OF   TOTAL 
ALLOWABLE     BUILDING     SQUARE    FOOTAGE     UNDER    ZONING    LAWS. 
0—20   7o 


2!  —  30    % 
31  —  40   % 


41—   50  % 
51  —  100  % 


BEACH   STREET   AREA 


LAND     OWNERSHIP      MAP 


CHINESE     LAND     AND     BUILDINGS       ^      NON    CHINESE    LAND    AND    BUILDINGS 

El 


CHINESE      VACANT     LAND 


NON    CHINESE    VACANT    LAND 


I 


III.       THE    PHYSICAL  ENVIRONMENTS 


THE  PHYSICAL  ENVIRONMENTS 

Building  Conditions 

The  purpose  of  this  report  was  not  to  conduct  a  detailed, 
structural  survey  of  "buildings  in  Chinatown,  but  rather  to  make 
some  general  observations  and  possible  courses  of  action  with 
regard  to  presentation  and  new  construction. 

It  has  been  noted  and  publicized  that  Chinatown  contains  some 
of  the  worst  tenement  housing  remaining  in  the  City  of  Boston.   The 
area  that  is  now  Chinatown  has  seen  several  waves  of  newly  arrived 
immigrants,  who  live  for  a  generation  or  two  in  the  area.   Over  the 
years,  the  housing  has  been  subjected  to  more  than  the  normal  wear 
and  tear,  and  much  of  it  is  now  in  poor  shape. 

Efforts  have  been  and  are  being  made  in  individual  cases  to 
upgrade   via  rehabilitation  residential  buildings  within  the  area. 
To  determine  how  many  of  the  remaining  residential  structures  can 
be  rehabilitated  will  require  individual  inspections. 

The  condition  of  the  commercial  and  industrial  buildings  is  less 
easily  determined  and,  for  the  most  part,  unknown.   The  general 
trend  for  such  buildings,  however,  is  for  them  to  outlive  their 
economic  life  long  before  their  physical  condition  is  badly  de- 
teriorated. 

Generally,  older  buildings  are  not  easily  converted  to  new  uses. 
It  is  expensive  to  upgrade  the  mechanical  and  electrical  services, 
and  the  buildings  get  caught  in  the  vice  of  increasing  taxes  and 
operating  costs  and  decreasing  tenants  and  income. 
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To  some  extent  this  is  happening  in  Chinatown,  with  the  garment 
industry  shrinking  in  the  amount  of  floor  space  it  is  occupying  and 
new  uses  being  slow  to  develop. 

There  are  positive  changes  going  on  in  the  area  of  building 
usage,  with  at  least  five  Chinese  owners  rehabilitating  and  con- 
verting for  residential  use  buildings  or  parts  of  buildings  that 
were  not  previously  residential. 

Furthermore,  Chinese  merchants  are  renting  additional  floor 
space  both  within  Chinatown  and  in  blocks  outside  of  the  study  area. 
One  big  question  mark  at  this  time  is  how  many  or  whether  any  of 
the  industrial/commercial  space  can  be  converted  into  residential 
units,  and  whether  it  can  be  done  economically.   This  will  be  a 
key  element  in  any  regeneration  of  the  area. 

PUBLIC  AREAS 

As  important  to  the  safety  and  well-being  of  the  Chinese 
community  as  the  buildings  where  they  live  and  work  are  the  public 
areas  such  as  streets,  sidewalks  and  public  open  space  that  makes 
up  the  rest  of  the  land  area  in  the  community.   Chinatown  is  a  very 
urban  area,  and  this  area  is  either  taken  up  in  buildings  or  paved 
surface  of  one  type  or  another. 

The  nature  of  the  streets  and  sidewalks  in  Chinatown  is  that 
they  are  intensely  used  and  serve  many  purposes.   In  the  area  of  the 
study  there  is  heavy  pedestrian  traffic  along  the  sidewalks,  ex- 
pecially  Beach,  Kneeland,  Hudson  and  Harrison.   The  sidewalks  at  the 
present  time  are  one  of  the  most  important  areas  of  socializing,  as 
there  is  little  open  space  in  the  way  of  recreation  facilities. 
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Further,  the  sidewalks  are-  where  most  of  the  service  entrances  and 
activity  takes  place  to  service  the  restaurants,  stores,  etc. 

The  streets  in  Chinatown  likewise  serve  many  purposes  and  under 
the  best  of  maintenance  and  administration  they  would  be  only  mar- 
ginally satisfactory  in  all  aspects. 

The  streets  in  the  area  are  for  the  most  part  of  narrow  width, 
carry  large  numbers  of  cars  and  trucks;  most  of  the  streets  have 
parking  on  at  least  one  and  often  two  sides.   Further,  due  to  the 
nature  of  the  large  number  of  retail  stores  and  restaurants,  people 
are  crossing  the  streets  everywhere. 

The  question  of  how  to  reduce  vehicular  traffic  is  complex  and 
is  merely  noted  here.   However,  the  physical  environment  from  a 
noise,  smell  and  safety  point  of  view  is  directly  related  to  the 
amount  of  internal  vehicular  traffic  in  the  area. 
PARKING 

Within  the  study  area  there  are  approximately  200-2  50  off-street 
parking  spaces  in  four  lots.  These  lots  are  sites  where  buildings  have 
been  demolished  and  the  vacant  lot  hard topped.   None  have  permanent 
parking  facilities.   All  are  predominantly  used  by  commuters  for  all- 
day  parking.   There  are  public  and  private  lots  and  multi-story 
structures  nearby,  but  like  the  rest  of  Boston,  there  is  never  enough 
parking. 

Neighborhoods  with  narrow  streets,  and  mixed  commercial  and 
residential  land  uses,  will  place  a  heavy  burden  on  whatever  parking 
facilities  are  available  to  support  these  uses.   With  most  off-street 
parking  used  by  commuters,  the  available  on-street  parking  fills  up 
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rapidly  and  when  this  is  gone,  a  considerable  double  parking  problem 
results.   For  example.  Beach  Street  is  three  traffic  lanes  wide,  one 
way  east  to  west  with  parking  on  one  side.   But,  due  to  parking 
problems,  only  one  lane  of  traffic  is  usually  moving  on  this  street, 
particularly  during  pickup  time.   To  add  to  the  confusion  and  con- 
gestion, there  are  21  separate  traffic  signs  denoting  parking  regula- 
tions within  the  boundaries  of  the  study  area.   As  a  result,  parking 
and  traffic  regulations  in  the  Beach  Street  Area  are  confusing, 
frequently  disregarded  and  practically  unenforcable. 

Much  of  the  congestion  in  the  study  area  is  the  result  of  the 
large  traffic  flow  through  the  intersection  of  Kneeland  Street  and 
the  Surface  Artery.   This  intersection  handles  approximately  24,000 
cars  in  a  12-hour  period  during  weekdays.   One  result  of  the  backup 
at  this  intersection  is  the  use  of  Beach  Street  and  Harrison  Avenue 
as  a  bypass.   The  additional  traffic  flow  adds  to  the  congestion  on 
Beach  Street  caused  by  parking  problems  and,  also  results  in  additional 
delays  at  the  intersection  of  Harrison  Avenue  and  Kneeland  Street 
which  compounds  the  original  problem.   The  key  to  internal  circulation 
in  the  area  is  keeping  Beach  Street  clear  and  the  intersection  of 
Harrison  and  Kneeland  functioning.   Presently,  this  is  not  being  done. 

The  problem  with  regard  to  public  open  space  is  not  primarily  its 
condition,  but  that  there  is  virtually  none. 

With  such  a  dense,  urban  environment,  areas  for  outdoor  recreation 
and  relaxation  become  most  important  for  both  one's  physical  and  mental 
health. 
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BEACH     STREET    AREA 
ENVIRONMENTAL  CONDITION  MAP 


CHINESE  PAGODA  LIGHTING 


|>'.-:-3       POST  LIGHTING  MIN.  60  YEARS  OLD 

]       MERCURY  VAPOR  LIGHTING  MIN.  15  YEARS  OLD 


The  one  area  now  at  Beach  and  Hudson  is  in  need  of  maintenance 
and  some  creative  design  to  screen  the  effect  of  the  nearby  artery 
and  make  the  place  attractive  and  inviting. 
1)   Streets  and  sidewalks 

More  than  half  of  the  streets  in  the  Beach  Street  Area  are  in 
need  of  repair.   The  most  serious  of  these  streets  is  Harrison 
Avenue  from  Phillips  Square  to  Kneeland  Street.   The  intersections 
of  Harrison  and  Essex,  Harrison  and  Beach,  and  Harrison  and  Kneeland 
especially  need  attention.   Knapp  Street  in  its  entirety  needs 
repair  as  well  as  narrow  streets  such  as  Oxford  Place  and  Ping  On 
Street. 

With  the  exception  of  part  of  Edinboro  Street,  the  sidewalks 
needing  repair  are  primarily    in  the  Knapp  Street/Harrison  Avenue/ 
Tyler  Street  area.   All  other  sidewalks  in  the  district  appear  to 
be  in  good  condition. 

2)   Trash,  garbage  and  litter 

Trash  and  garbage  pickup  are  a  chronic  problem.   There  are  four 
food  processing  establishments,  18  restaurants,  and  eight  grocery 
stores  in  a  six-block  area  of  the  district.   These  types  of  com- 
mercial activity  generates  large  amounts  of  organic  and  inorganic 
refuse. 

The  overwhelming  majority  of  the  restaurants,  grocery  stores 
and  food  processing  plants  are  located  in  buildings  that  lack  any 
facilities  to  store  refuse.   Most  do  not  have  rear  yards  and  of 
those  that  do  have  rear  yards,  the  yard  is  inaccessible  to  sanitary 
vehicles.   The  result  is  that  garbage  and  trash  goes  out  the  front 

door  and  is  stacked  on  the  sidewalks. 
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Local  merchants  do  have  a  contract  with  a  private  concern  to 
pick  up  trash  and  garbage  on  a  daily  basis.   This  helps  to  alleviate 
the  problem,  but  does  not  solve  it.   There  is  still  trash  and  garbage 
on  the  sidewalk  for  part  of  the  day. 

Litter  is  another  problem.  The  narrow  streets,  congested  traffic, 
and  severe  parking  problems  in  the  area  make  street  sweeping  by  vehicle 
nearly  impossible. 

As  a  result,  the  streets  in  the  area  are  consistently  dirty  and 
in  need  of  cleaning. 

3)   Street  lighting 

Street  lighting  in  the  Beach  Street  Area  is  generally  nonexistent 
or  inadequate.   The  only  possible  exceptions  are  Kneeland  Street  and 
the  Chinese  pagoda  lighting  on  Beach  and  Hudson  Streets.   There  is 
one  post  lamp  on  Edinboro  Street,  and  no  street  lights  at  all  on 
Beach  Street  between  Tyler  Street  and  Harrison  Avenue,  and  Harrison 
Avenue  between  Beach  and  Kneeland  Streets.   The  lighting  on  Essex 
Street,  Ping  On  Street,  Oxford  Street,  and  the  remainder  of  Harrison 
Avenue  in  the  study  area  is  inadequate  in  quantity  and  quality.   These 
lights  are  at  least  60  years  old.   The  lights  on  Tyler  and  Knapp 
Streets  are  around  15  years  old  but  are  inadequate  in  quantity. 
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BEACH     STREET    AREA 
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THE  PPIYSICAL  ENVIRONMENT  AS  PART  OF  A  LARGER  PROBLEM 

The  past  section  has  given  a  brief  inventory  of  the  study  area 
with  respect  to  the  physical  environment.   However,  this  environment 
is  tied  in  everywhere  with  the  people  who  live  and  work  here  and 
their  many  other  problems. 

Some  but  not  all  of  the  housing  is  in  poor  condition.   The 
health  of  the  Chinese  is  generally  worse  than  the  rest  of  the 
community  in  part  because  too  many  persons  have  been  living  in  old, 
deteriorated  buildings.   Also,  most  Chinese  do  not  have  a  choice 
where  they  live  because  they  don't  speak  English  and  thus  must  be 
near  other  Chinese  for  work  and  services. 

Ways  must  be  devised  to  regenerate  the  housing  stock,  both 
through  rehabilitation  and  new  housing,  without  disrupting  area 
residents.   Further,  the  construction  of  public  facilities  such  as 
parks,  open  spaces  and  community  facilities  such  as  a  library  and 
elderly  housing  are  needed. 


-  18  - 


PROGRAM  FOR  II^IMEDIATE /SHORT  TERM  ACTION 

As  was  noted  earlier,  many  of  the  problems  facing  the  Chinese 
community  are  complex,  and  will  require  considerable  research  and 
effort  to  respond  to  them. 

There  are  areas,  however,  especially  with  respect  to  the 
physical  environment,  that  can  be  done  now.   The  types  of  actions 
proposed  have  two  purposes.   The  first  is  to  improve  the  physical 
condition  of  the  community.   The  second  reason  is  to  demonstrate 
to  the  community  that  things  are  being  done  and  to  help  foster 
community  interest  and  pride  on  the  part  of  the  residents. 

The  items  mentioned  here  are  just  some  of  the  possible  projects, 
and  no  attempt  was  made  to  assign  a  priority  to  the  list: 

New  and/or  replacement  street  lights  especially  on 
Harrison  Avenue,  Tyler,  Oxford,  Ed inboro  and  Beach 
Streets. 

Study  of  street  closings,  possibly  starting  with 
.   closing  of  Beach  and  Hudson  Streets  by  the  Central 
Artery.   Examination  of  part-time  mall  on  weekends. 

Clean-up  and  improvement  to  park  at  Beach  and  Hudson, 
and  establishment  of  mini-parks  where  possible.   Intro- 
*   duction  of  landscaping,  either  permanent  or  potted, 
where  possible. 

Simplification  and  better  enforcement  of  parking 
regulations. 

Introduction  of  Chinese  lanterns  and  banners. 

Examination  of  tax  assessment  policies  and  impact  on 
rehabilitation. 

More  important  than  any  one  of  these  improvements  is  the 

establishment  within  the  community  of  a  development  committee  of 

some  type  that  could  deal  with  these  types  of  issues,  as  well  as 

more  long-term  problems. 
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Action  has  already  occurred  to  amend  the  zoning  within 
Chinatown  to  make  certain  non-residential  uses  are  conditional. 
To  preserve  the  area  and  insure  its  character  may  require  additional 
zoning  changes  in  the  future,  as  well  as  other  action,  but  this  is 
a  step  in  the  right  direction. 
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AREAS  OF  FURTHER  STUDY 

As  mentioned  earlier,  one  of  the  basic  problems  in  trying  to 
come  to  grips  with  the  issues  in  Chinatown  is  that  no  one  really 
knows  what  the  conditions  are  there. 

The  first  subject  that  needs  attention  is  a  detailed  census 
of  the  residents  of  Chinatown  including  numbers  of  people,  income, 
family  size  and  living  arrangements,  health  and  education  needs. 

Residential  building  conditions  must  be  known  to  begin  upgrading 
and  regenerating  the  housing  stock. 

The  financial  structure  of  the  garment  industry  including  trends 
in  the  industry  and  the  real  estate  situation  with  regard  to  the  land 
and  buildings  now  used  by  this  industry.   This  work  is  necessary  if 
efforts  are  to  be  made  to  assist  the  industry  and/or  put  the  buildings 
to  new  uses  that  will  be  advantageous  to  the  Chinese  community. 

The  system  of  traffic  and  street  layout  needs  detailed  study 
if  long-range,  significant  improvements  are  to  be  made.   Included  in 
this  work  must  be  a  study  of  local  and  through  traffic,  the  problem 
of  servicing  firms  and  residences  within  the  area,  public  transporta- 
tion and  parking  policies  and  controls. 

The  last  area  is  the  most  complex  and  difficult  to  deal  with. 
This  is  to  attempt  to  assess  the  spin-off  effects  of  the  development 
going  on  or  about  to  begin  around  Chinatown.   This  includes  the  South 
Station  Urban  Renewal  Program,  South  Cove  Urban  Renewal  Project,  the  . 
Park  Plaza  Program  and  development  going  on  in  the  business  and 
financial  areas  of  the  city. 
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One  of  the  biggest  problems  with  the  redevelopment  of  the  city 
that  is  taking  place  on  all  sides  of  the  Chinese  is  that  while  new 
employment  opportunities  are  sure  to  be  provided  in  these  developments, 
few  within  the  Chinese  community  will  have  the  language  skills  or 
education  to  qualify  for  such  employment. 

Means  of  providing  employment  opportunities  and  training  must 
be  found  if  the  community  is  to  become  more  economically  stable. 
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LONG  RANGE  GOALS  AND  PROGRAMS 

The  future  development  of  the  Beach  Street  Area  is  largely 
dependent  on  how  the  city  and  residents  react  to  the  development 
pressures  of  the  district.   To  guarantee  the  maximum  benefit  to  the 
city  and  community,  all  concerned  parties  should  make  every  effort  to; 

—  maintain  the  area  as  the  focal  point  of  Chinese  cultural, 
community,  and  social  activities  in  the  city  and  region 
promote  the  creation  of  a  neighborhood  structure  that  will 
give  both  Chinese  and  non-Chinese  residents  a  sense  of 
permanence  and  economic  stability 

insure  that  development  in  the  area  is  compatible  with  the 
overall  renewal  of  the  downtown  core  of  the  city  and  the 
existing  Chinese  community 

increase  and  upgrade  the  housing  stock  of  the  area,  including 
housing  for  the  elderly 

—  undertake  a  long-term  program  to  minimize  the  environmental 
conflicts  now  present  because  of  the  presence  of  the  Central 
Artery,  heavy  internal  traffic  and  lack  of  open  space 
provide  land  and  backing  for  community  facilities  that  are 
necessary  for  a  complete  residential  environment 

provide  the  space  and  backing  for  new  and  different  Chinese 
business  and  opportunities  for  Chinese  employment. 
Some  of  the  programs  that  should  be  undertaken  to  reach  these 
goals  are: 
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establishment  within  the  community  of  a  development  com- 
mittee that  represents  all  aspects  of  the  community;  and  that 
functions  as  research  and  coordination  arm  of  the  community 
a  long-range  review  of  the  zoning  status  of  the  community 
and  what  revisions  may  be  needed  to  preserve  and  protect 
the  community 

programs  to  upgrade  the  educational  and  employment  skills 
of  local  residents,  and  programs  to  generate  new  sources  of 
employment. 
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